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Exeative Summary

While Southampton may have been a community where yo
singles, couples, and families with children could get start Housing Action Plan Goals:
land and housing values have priced many -firse home
buyers out of the market, resulting in the concern that the to
is losing its traditional base. A concomitant concern is that-o
time residents with reduced incomes can hongercontinue to
live in Southampton. It is important to realize that the perso
needing other housing choices in Southampton are
Southampton pople, many born and raised in townlaRning
for additional affordable or specialized housing is necessa
YSSG GKS ySSRa 2F {2dziKIl YLJ
housingchoicesnow or will be looking for it in the future.

Project Background
The town of Southampton funded this Housing Need:s
Assessment and Action Plamrough Community Preservatio
Act Administrative fund$o identify the specific unmet housing
needs of Town residents and to develop action steps to m
these needs in ways that willsal support overall communit
goals.The planning process began in late 2008 and ended
March 2010 An objective of this housing action plan is to ma
effective use of{ 2 dzii K I YQdinrdwii Preservation Ac
affordable housing fundswhich has not been greatly utilized
sincethe Town adopted the Act in 2001.

Key Findings from Assessment
This report shows thaSouthamptonresidents have diverse
housing needs based on household size, income, househo
age, and many other factorst'he followng are summary of the
NBLZ2NIQa 1Se& FAYRAyIaD

o Population growths expected to continue based on prior growth trends, desirability of
community, and availability of undeveloped land.

0 Residential construction continued throughout the 2000s, with an estichat®0 building
permits issued for new residences (single family homes and condominiums) between 2000 and
October 2009




Southampton has a diversity of ha®ldtypes. Over 50% of all households are singérson
or two-person households. Over 60% oftaduseholds have no children.

Southampton is one of the more affluent communities in the region with an estimated median
household income of $78,404 and this wealth will help to sheitany of thetownQ @&sidents
during tough economic times

Despite its dfuence,Southampton does have households that fall into the low and moderate
income categoriesiAlmost twentypercent of all Southamptohouseholds earned less than
$35,000 a yeaand tirty-five percent of all elderly households earned less than $35200¢€ar.
The percentage of loincome students at the Williafa.NorrisElementary Scho@lccounts for
almost twelve percent of the student populations.

The town of Southampton currently has 40 units of subsidized affordable housing reserved for
elderlyindividuals or individuals with disabilitieget, dmostfifty percentof Southampton

residents age 65 years or older claimed some type of disability on the 2000 Census, which is a

very high percentagg y O2 YLI NRAaz2y G2 {2dziKIYBWLII2yQa ySAIKO

The mnemployment ratefor Southampton residents increased during tlatesteconomic
recession, risinfom 3.8% in 20070 6.5%in 2009.Although \ery few foreclosures occurred in
town this decade, even with the collapse of the housing martketre may be more households
who are in danger of defaulting on their mortgage and would benefit from information on
where to obtain foreclosure counseling.

Few Southampton households have taken advantage of state financing prgrams for first
time homebuyes, which may indicate a lack of awareness or a lack of need.

Few housing options outside of sindbemily homes exist in Southamptohess than fifteen
percentof housing units in town were rentarccupied in 2000The lack of rental housing
production in the past two decades indicates there is a need for newer rental housing.

Asking rents are comparable to neighboring communities, but rental units are difficult to obtain
RdzS (2 fAYAUSR &adzalbilly.e | yR GKS 26y Q& RS&AN]

Southampton is quickly becoming an unaffordable community to new prospective homeowners

or existing homeowners looking to downsize or upsize. Over eight years, the median sale price
increasedalmost fifty percent fom $180,000 in 2000 to $Z,500 in 20®. A household,
AdzNBAGAY3I 2y GKS @SN IS GSIFOKSNna altlNE Ay i
to purchase a home that sold for $172,000, which is substantially less than 87682 median

sale price in 208

Southampton had th&5th lowest residential tax rate in the Pioneer Valley at a rate of 12.06 in
the year 2009. Home values, though, are high and some residents expressed difficulty in paying
their quarterly tax bills.




0 Limited subsidized housirgxistsin town and there is o available subsidized housing for
families.The manager at the Southampton Meadoysubsidized apartments for the elderly and
disabled)eportedthat the wait for an apartment wasverone year

o Over thirty percent of renters analmost twentypercent ofhomeowners were burdened by
housing costs, meaning thepent 30% or more of thelrouseholdncome on housingelated
costs.

0 A\isual assessment ¢f 2 dzii K | Yhbadifgystack concluded that there are homes in need of
minor and major repajrwhich wouldsupport the creation of a housing rehabilitation program

o { 2dzli KI Y LI 2 gningbylddviizhthtiehility fo increasehe variety of housing types
Southampton and to promote smart growth development

0 The lack of sewer infrastructure also discages multifamily dwelling units because the carrying
capacity of unsewered land makes it difficult to accommodate the number of units necessary to
create a dense, attractive development.

0 The amount of money currently in the Community Preservation Actddfde housing funcs
of December 2009s small ($115,757), which may lingptions for using this fund to meet
housing needs in town.

Addressing State Affordable Housing Goals (Chapter 40B)

Southampton has 44 units of affordable houslisted onthetow Q& { dzo aA RAT SR | 2dza Ay 3
whichwas2.20: 2 F ( KS -rduddshguisg stdck asNafined by thaeest decennial censusthe

baseline the Massachusetts Department of Housing and Community Developisesto determine a
municipality@ percentage of affordable housingAs it currently stands,he town would need an
additional 157 subsidizedhousing unitdo reach its10% affordable housingequirement to be exempt

from Chapter 40B development$he 2010 Census will show an increaséit§ S (2 6y Qa K2 dzA Ay
whichwill have the effect ofowering{ 2 dzi KI YLIi 2y Qa 2 @SNI f f LIGitgnbdy G 3S 2
raisingthe y dzY 6 SNJ 2F &dzaARAT SR K2dz&AAy3d dzyirida ySSRSR i
requirement.

The Massachusis Department of Housing and Community Development set an annual affordable
housing production target of ten units per year fiauthampton tohelp the town incrementally meet

its 10% affordable housing requiremedtdding ten unitor more of subsidizedffordable housing per
year will be difficult for the town to accomplish given that the toamly permitted 30 to 50 housing
units ayear when the market was good in the 2000Ehe town should not be discouraged by this and
should continue to pursue affdable housing development opportunities as they arise. The strategies
and actions outlinedh the following subsectioprovide a good starting point for how the town can
work to improve housing opportunities in towhe town should also consider pursujpgjects and
programs thathelp to alleviate housing need and increase housing opportunity but may not result in
units that can be counted on the SHI.




Recommended Actions to Address Housing Need & Increase Housing
Opportunity

Based on the findings of thi{@anning processthis report outlinesstrategies and action steps to be
undertaken by the town and community organizations to increase and improve housing opportunities in
town. The key recommendations detailed in the plan are listed below.

1. Publicize and conduct outreach on existing affordable housing resources

Establish partnerships with town committees and boards and locajmofit developers

3. Support the creation of local land trust to assisth acquiring land for future affordable
housing.

N

4. Establish a Housing Trust Fund to receive, purchase, and convey real or personal property.
5. Work with the Southampton Planning Board and other town boards to idestiifable property
for the development of affordable housing, mixed income housing, mirsedhousing and

assisted living housing.

6. Purchase existing singfamily homes for affordable housing and convert into two or more
rental or homeownership units

7. Monitor town land taken for failure to pay taxes for affordable housing development

Subsidize affordable units in future mixede and/or mixeedncome housing developments

9. Fund a Housing Rehabilitation Program or Housing Repair Program to assist-eigioies
households make necessary repairs to their homes.

10. Lower the threshold for the existing Senior Property Tax Waifkprogram

11. Identify Park and Ride locations throughout Southampton

o

12. Revise existing Accessory Apartmentddy to incease housing options in Town

13. Adopt an Inclusionary Zoning Bylaw to increase affordable housing opportunities in
Southampton.

14. Revise Southampton Zoning Bylaw to expand housing options in Southampton and clarify
ambiguity.




Introduction

Overview of Plan

The town ofSouthamptonfunded this Housing Needs Assessment and Action iary Community
Preservation Act fund® identify the specific unmet housing needs of Town residents and to develop
action steps to meet these needs in ways that will also suppwerall community goalsThe town
adopted the Community Preservation Act in 20@hd the dedicated housing fund has grown to over
$100,000 An objectiveof this housing action plan is to make effective us¢ & dz(i K I YCodtinugit@ &
Preservation Act afrdable housing funds

The first part of this report comprises the housing needs assessment, which examines local and regional
demographic and housing trends and identifies the types of housing units needed and the types of
residents not being served byé current supply of housing. The second part examines affordable
houshg opportunities and challenges hgentifying existing development conditions in towand
potential sites for affordable housing developmeat well adocal and regional orgadrations that can

offer support. The final section outlines strategies and action steps to be undertaken by the town and
community organizations to increase and improve housing opportunities in tvahreviewspossible
funding sources.

The Pioneer ValleRlanning Commissiof 2 dzii K | YReljiodal Rlanning Agenayorked under the
direction of the Southampton Housing Authority and in conjunction with town staff, boards, and
committeesto prepare this housing needs assessment and actionfplatine Town.

Development of the Southampton H ousing Needs Assessment & Action
Plan

The Southampton Housing AuthorifSHA)began meetingin 2008 after several yearsof being
functionally inactive and wanted to address issues related to affordable housing in tdhatHousing
Authority determined that they neeetl a fuller understanding of local and regional housing needs as
well as existing development opportunitieadchallenges to effectively focus their efforts, and for this
reason, they requested a housing needs assessment and action plan from the Pioneer Valley Planning
CommissiofPVPC)

The planning process for this study began in the summer of ZDGESHAwvorked with thePVPGo
develop the plan outline and applied for Community Preservation Act fundifgli2008 to support the
LX I Yy Q& R SSalharaptaly Rl 2008 Town Meetiagproved the funding proposaWork on
the development of this plan began March of 2009.




Housing & Affordable Housing Goals

The Southampton Housing Authority drafted goals and objectiveguide the development of the
Southampton ldusing Needs Assessment and Action Plahe town of Southampton confirmed these
goals and objectives when residents voted to fund this project proposal at the Falllaa®@8Vieeting.

It should be noted that Southampton began developingosvn Master Plan in the Fall of 2009 and
expects to comgte the plan in 2012. New goals and objectives may result from this master planning
process, and the Southampton Housing Authority may want to revise the Action Plan accordingly.

Housing Action Plan Goals:

9 Identify strategies to meet the housing needs of all
ages and income levels. Guiding Objectives

1 Identify ways Southampton can expand housing
choices.

1 Help Town of Southampton target limited funding to
housing projects that meet thespecific needs of
Southampton residents.

1 Identify strategies and action steps that do this in a
way that also promote other community goals, such as
open space preservation and historic preservation.

9 Identify additional funding sources for carrying out
these action steps (such as Chapter 40R funding
and/or Priority Development Funds from the state
Department of Housing & Community Development).

T e 2dzi F LXFYy F2NJ YSSiGAy I FF2

housing (required under Chapter 40B). (The Plan wil

identify a strategy for adding 0.5% of year round
housing units annually. If this goal is met, the town
would not be subject to a 40B proposal. In other
words, if the town meets its annual affordable housing
production goal as laid out in the resulting pleen,

developer could not develop a 40B project in town
that did not comply with local zoning simply by making

25% of the units affordable.)

Methods

The Pioneer Valley Planning Commissiesearched and updated existing housing and demographic

data and reviews R (2¢gy 1 2yAy3 o&tlga | yRToibanyqualitaiéSa a2 NQ
information on community housing issues, concerns, and nedas PVPGnterviewed the Town

Assessor, Town Administrator, Town Tax Colle@&ssjstant to theTown Building Inspxtor, Board of

Health administrative assistant, and Council on Aging Director; met with the Board of Selectmen; and
obtained written comments from the Southampton Planning Board.




The PVPC developed a draft Housing Needs Assessment and Actibadeldm the above mentioned
data and comments angresented this draft to theSouthampton Housing Authoritfor review in
January and February 2010he draft plan was then revised based on comments froese¢meetings.
The final report was completed and distributed to the towrlime2010,

Themomentum built by the development of the Southamptélousing Needs Assessment and Action
Planwill not end with the completion of the final report. The Town has appropriatediifum to the
Southampton Housing Authority to move forward on one or more of theommended strategies,
depending on cost and feasibilitfhe town has also committed to working with the Pioneer Valley
Planning Commission in 2010 and 2011 to develop ChaftB Smart Growth Zoning Districts, which
will include affordable housing provisions, and the town hopes to receive Community Development
Block Grant funding to implement a housing rehabilitation program. Finally, the town is in the process of
developinga comprehensive master plan, which vatinnect all community planning elements to one
another.

Data for this report was gathered from a number of available sources including: the 1990 & 2000 U.S.
Census; DemographicsNow; ethwarren Group; Massachusetts Department of Employment and
Training; Massachusetts Department of Revenudassachusetts Department of Education;
Massachusetts Department of Housing and Community Development; and MISER Population Forecasts.
Although it beomes dated over the decade, the U.S. Census still represents the most reliable, available
information concerning overall housing costs in communities. When available, more recent data is used.
For example this report used estimates of current community dgraphics as well as future
projections fromDemographics Nowwhich is an online software company that offers access o in
depth demographic data.

Local resources included: the Pioneer Valley Planning CommiStoathampton! 8 8 S48 &2 NQa h ¥ 7
SouthamptonBuilding InspectorSouthamptonHousing Authority{ 2 dzi KI YLXi2y ¢26y ! RYA
Office; Southampton Department of Public Worksid SouthamptonCouncil on Aging. State and

Regional resources included: Citizens Housing and Planning Association (CMABZgchusetts

Housing Partnership (MHP), Massachusetts Community Preservation Act Coalition, and HapHousing.

Massachusetts Housing Affordability Context

The Commonwealth of Massachusetts is very concerned about housing affordability and has a number

of policies and programs in place to expand housing affordability and housing choice, which can be
found at the Massachusetts Department of Housing and Community Development website. The
O2NYySNEiG2YyS 2F GKS aidl iSQa K 2skisiogneral lLaviCRap®ri4eBs f A ( &
also known as the stat€omprehensive Permit LawChapter 40B was enacted in 1969 to make
affordable housing more widely available throughout the state by reducing unnecessary barriers created

by local approval processes,cld zoning, and other restrictions. It provides the tools to do this by
authorizing more flexible zoning for subsidized developments. Chapter 40B allows developers to




override local zoning to build housing if at leastZBY% of the units have loAgrm affordability
restrictions.

Chapter 40B encourages communities to make at least 10% of theirg@aa housing affordable to

low and moderate income households (generally those with incomes at or below 80% of area median
income) because communities that @athis 10% goal are not subject to the Comprehensive Permit

'y R (Kdza 6LINE22YFShedn n.

40B has played a major role in expanding the supply of affordable and mixed income housing across the
state and especially in suburban and rural communities wheréngois usually more restrictive (e.g.,

large lot size requirements and limits on md#imily development). Developments built using
comprehensive permits (CPs) include housing for the elderly and people with disabilitiesfamimite
subdivisions thatnclude affordable units for town residents, multifamily rental housing developments,
and mixedincome condominiums. According tdtiZens Housing and Planning AssociatioRlABA,

over 53,800 units have been created (built or in construction) using cd@rc®@mprehensive permits

since 1970. About 70% of the units are rental (37,500) and approximately 30% are ownership (16,300)
units.

Southampton has 44 units of affordable housing 8 1 SR 2y G KS (26yQa {dzwaiRAT:
which was2.20: 2 F (i KS -rouhdshosig sbodkladdefined by theest decennial census,

which is the baseline the Massachusetts Department of Housing and Community Development uses to
detertYAYS | YdzyAOALN t AGASAQ LISTNOSHY i§ tha Sfficidtafe lidt oF 2 NR | 0 f
GNJF O1TAY3 | YdzyAOALN f AleQa LISWBOSY (0 RS3BAdesiGITR NRI 0
towns have met or surpassed the 10% goal, includkmherst, Hadley, Northampton, Chicopee,

Holyoke, Springfield, and Ware in the Pioneer VallHye Appendix shows the percentage of affordable

housing forall Pioneer Valley municipalitiek.is important to note that the 2010 Census will show an
increaseli 2 GKS (26yQa K2dzaAy3d ai20132 6KAOK gAff KIFI &S
percentage of affordable housing units.

TheMassachusetts Department of Housiagd Community Development (DHGi@atedthe Housing
Production Plan (HPRyogram which is gprovision within the 40B regulationgo make it easier for
communities to become temporarily appeadoof by lowering the number of subsidized housing units
they must create each year to demonstrate that they are making progress toward theafiGfdable
housinggoal. The program requires municipalities to complete a housing plandb#inesits proactive
strategy for planning and developing affordable housim@ manner consistent with local need$he
final plan requires approval by both the local planning board and select boandorder for it to be
submitted and endorsed by DHGDa sthteldLILINE @SR LI | y ® £




For Southampton to becomemporarily Gappeatproofe from Chapter 40BSouthamptonwill need to
demonstrate that it maderecent progresson affordable housingon top of meeting the required
contents of the planRecent progressidefined as either: an increase in affordable housing unitsighat
Fd €SIad wm> acundihduSng lingsovettie pvidusN.? months or a 0.50% increase plus
an approved housing plan over the previous 12 montiken this occursSouthamptorwill be granted

I GOSNIAFAOIGAZ2Y 2 Af aComMldityhas gstB-appravédtousikgIProtddttibny” o é
Plan and is granted certification of compliance with the Plan by DHCD, a decision lbgaii#oning
Board of Appeals (ZBA) relative to a comprehensive permit application will be deemed "consigtent w
local needs" under MGL Chapter 40B.onsistent with local needs" means tloeal ZBA's decision will

be upheld by the Housing Appeals Committee.

If a community has achieved certification within 15 days of the opening of the Zmcahg Board of
Appealshearing for the Comprehensive Permit, the ZBA shall provide written notice tappkcant,

with a copy to DHCD, that it considetsetdenial of the permit or the imposition of conditions or
requirementsto be & @sistent withlocalneeds on the graundsset forth by stateregulation 760 CMR
56.03(1) The localZBA needs to provide any necessdocumentationto support its positionlf the
Applicant wishes to challenge the ZBA's assertion, it must do so by providing written notice to DHCD,
with acopy to the ZBA, within 15 days of its receipt of the ZBA's notice, including any documentation to
support its position. DHCD shall review the materials provided by both parties and issue a decision
within 30 days of its receipt of all material§he ZBAhall have the burden of proving satisfaction of the
grounds for asserting that a denial or approval with conditions would be consistent with local needs,
provided, however, that any failure of the DHCD to issue a timely decision shall be deemed a
determination in favor of the municipality. This procedure shall toll the requirement to terminate the
hearing within 180 days.

Completing a Plan and complying with the goals outlined in the plan can give the T@eatbampton
the control it desires over the tmtion of where affordable housing gets built in town. Eigfhtyee
communitiesin Massachusetthave 6state-approved plans developed under the Chapter 4BBusing
Production Plan provisiorA ¢ a (i IISNP HBGsRgG Production Plan is valid for a fj@ar period
from the approval date by DED.Upon expirationthe community must decide whether tpply for a
renewal,update the existing plan or write a new plan.

The Southampton Housing Authoritg committed toworking with the Southampton Planning Bahr
and Southampton Board of Selectmencomplete the required elementir submittal of this housing
ySSRa |aaSaavySyid I y Rostateaipkoged houdingpfan.l & G KS (26y Qa




Housing Needs Assessment

Community Demographics

Community Overview

Southamptonis a desirablerural but growing community located close to the major employment
centers in the lower Pioneer Valley. Wih estimateds,970residentsin 200§ Southampton is the Z1

largest town in the Pioneer Valley. The town features farms, conservation land, small local businesses,
and excellent public schools.

Population Trends

Southampton

Southamptonis a growing communityBetween 1980 and 2000 the polation grew by 1,250 residents,
which was an increase of 30% (Figure Dlring this same period, the Pioneer Valley and the state only
grew by 5% and 11% respectively (TableThe number of school age students enrolled at the William
E. Norris Elements Schoohlso showed an increase of almost 30% from the 1993/1994 school year to
the 2000/2001 school yeaPopulation growticontinued through the 2000grgely owing to the volume

of residential development that took place that decadde Southampton Building Department issued
over 400 building permits for new dwelling unitem 2000 through 2009The 2009 Southampton Town
Census showed that 5,935 residents lived in Southampadrich is an increase of over 500 residents
since 2000This latest population figure surpasses 2020 population projections developed in 2003 by
GKS adkisSQa RIGl  OS dobtiddt th kese fouldtiorkgda®th indjcadtars) durdzit S @
elementary student enroliment figures for 2009/2010 show ahs$lanroliment decrease of roughly four
percent (twentyone students) from the 2000/2001 school ye&ased onthese growth trends,the
desirability ofthe community, and availability of undeveloped laimd Southamptonthe town should
expect to see moderatgrowthover the next decade.

Figurel: Population Growth By Decade
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Tablel: Population Growth: Southampton &urrounding Communities

1980- 2000
% Change

1980 1990 2000 1980 to

Municipality Census | Census | Census 2000
Southampton 4,137 4,478 5,387 30%
Holyoke 44,678| 43,704| 39,838 -11%
Montgomery 637 759 654 3%
Westfield 36,465 38,372| 40,072 10%
Easthampton 15,580 15,537 15,994 3%
Huntington 1,804 1,987 2,174 21%
Westhampton 1,137 1,327 1,468 29%
Pioneer Valley 581,831| 602,878 608,479 5%
State 5,737,037/ 6,016,425| 6,349,097 11%

Source: U.S. Census Burga80, 1990, & 2000 Census

Population Distribution by Age Group

One demographic factor that can affect housing demand is the age distribution of the population.
Different age groups have different housing needs. Figure 2 shows the population distribution for
Southamptonin 1990 and2000 as well as the estimated population distribution for 2Gk@ 2020
Table2 compares the population distribution @outhamptonto the region and state over this same
time period. The following discussion highlights the key findings from the anafythis data.

Figure2: Southampton Population by Age Groldgy Decade
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In 2000, Southampton contained more residents in the3904049, and 5669 age groug the grou
of adults most likely to have children living with them, than both the region and the.dtateprobable
that these age groups alsmupporied the boom in new residential construction duritige 1990s




Southampton Pioneer Valley State

Age 1990 2000 2010 1990 2000 2010 1990 2000 2010

Group Census| Census | Projection | Census Census | Projection | Census | Census | Projection
0-9 14% 13% 10% 11% 10% 9% 10% 10% 9%
10-19 15% 15% 14% 11% 12% 12% 10% 11% 11%
20-29 13% 8% 9% 18% 14% 15% 18% 13% 14%
30-39 19% 16% 10% 16% 14% 11% 17% 16% 12%
40-49 17% 20% 18% 12% 15% 14% 13% 16% 15%
50-59 9% 15% 18% 8% 11% 14% 9% 11% 14%
60-69 7% 7% 12% 9% 7% 10% 9% 7% 10%
70-79 4% 5% 5% 6% 6% 5% 6% 6% 5%
80 plus 2% 3% 3% 3% 4% 5% 3% 4% 4%

Source: U.S. Census Bureau & State Data Center, University of Massachusetts, Released 2003

The percentage of residents in the-69, 7679, and 80+ age groups was comparable to that of the
region and the state. As the population agessidents in tiese agegroups may be looking to dowssize

to housing that is smaller and more maintenance free. Therefore, it will be importai@dothampton

to have housing that accommodates an aging population: empty nesters who might want condos or
small singlefamily homes withimited or no yards as well as the elderly age groups, who would benefit
from the creation of assisted living residences and nursing homes.

Southamptonhas a small percentage of residents in the2®age group8%) compared to 14% for the
Pioneer Valleyrad 13% statewide. Thism®t too surprising considering theedian sale price of a single
family home hovered a$275,000in 2008.Recent studies argue that the lack of residents in this
population groupfor municipalities statewiddnas been largely duentthe high housing costs that have
plagued the state since the early 2000s. Residents in this population group are new workers or still in
school, and they seek attractive rental units, condominiums, and starter homes. Therefore, it will be
important for Southamptonto make sure that its current zoning allows for the creation of new units to
support these lifestyles.

According to Southampton town census estimat8euthampton containe@,294 households in 2009
which was an increase 809 houssholdssince2000 The average household sireSouthamptorhas

been decreasing over the last few decades, mirroring state and national trends @)alempared to

the surrounding communities, Southamptdmuseholds are largedikely due to Southampto have

more households with children than the region and state (TableTd)e average household size for
owner-occupied housing units in Southampton in the year 2000 was 2.76 compared to the 2.42
household size for renter households. This data suppomrsfalet that renter households typically have
fewer household members than owner occupied housing units.




Table3: Comparison of Average Household Size Trendsar 1990 & Year 2000

1990 2.9 2.51 2.65 2.93 2.6 3 2.58

2000 2.71 2.33 2.57 2.58 2.54 2.71 2.51
SourcelU.S. Census Bureau

The statistics in Figure 3 and TaBlenderscore the fact that there are a variety of household types in
Southampton The 2000 U.S. Census shows tinatr 60% othe 1,985 Southamptohouseholdsn the

year 2000 were households wiht children. Over fifteen percent of all family households in
Southampton (128 householda)e headed by a singfgarent. Although this peentage is comparable

to the percentages found in the communities surrounding Southampton, with the exception of Holyoke,
this data is important to be aware of as singlarent households may be more financiabyrdened

than other household types.

Over D% of all households are singlerson or two-person households(Figure 3) This variety of
household type supports the need for a range of housing options to accommodate vhdaashold
arrangements For example, doeSouthamptonhave enough quality towshouse style units available to
a single working professional who desires to own and not rent?

Table4: Southampton Households by Type, Year 2000 Figure 3: People Per Househo)®009
TotalHouseholds 1,985| 100% 5 Person
Households with Children 756 | 38% H°“§;h°'d

0
Households without Children 1,229| 61.9%
6 Person
Household
Family Households 1556| 78% 2%
Family Households with Children 753 | 48% 7 Person
Married Couple 623 | 83% Houf;)hmd
Male HouseholdeNo Spouse 30 4%
Female HouseholdeXo Spouse 98 13% Source: Demographics No@009 Estimates
Family Households without Childre| 3 0%
Non-family Households 429 | 22%

SourcelU.S. Census Bureau




Household Income

Level of household income is one indicator of economic security in a commurtydzii K I srmddighy Q
household income in 2008 was estimated to (8#04 which was higheits neighboring communities

and much higheti KI y G KS t A2y SSNJ anthéuseSoldthdomé& af 50, FEEiguE R) Y SR A
This datashows thatSouthamptonis one of the more affluent communities in the Pion&iley

Figure4: Median Household Income Municipal Comparis@008
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Household Income & Housing Affordability

Not all Southampton households are afflueAtcomparison of Southampton households by income
level to federally established income level threshaldsd todetermine local financial need showsdh
Southampton does have households that fall into the low and moderate income categdriesst
twenty percent ofSouthampton Household=sarned less than35,000 a year and little over a quarter
of Southampton householdsaened less than $B000 a year (Tablg).

The United States Department of Housing and Urban Development (d&tBhlishes the income

category thresholds, known as tigea Median Household Inconfienits (AMI), that are used to

determine if a household igery-low income, bw-income, moderateéncome and uppeincome

Households are considered to be very lmgome if they earn less th&80% of AMBnd low income if

they earn between 30% to 50% of the AMI. Households earning 50% to 80% of the AMI are considered

to be moderateéncome’ Middle income households earn between 80% and 150% of the AMD sets

the AMI forgeographic regions the U.SOF f £t SR aSGNR L2t A G yandfogdndtA & G A OF f
Sadl of Xaoxdpecificachn@nities. All municipalities in Hampslasind Hampde@untiesare

part of the Springfield Metropolitan Statistical Area (MSA).




Income Category Lcc))tl?sl,ehol ds ;eifs 25-34 35-64 65-74 75 +

$0 to $14,999 4% 19% 6% 3% 6% 11%
$15,000- $24,999 7% 19% 9% 4% 11% 16%
$25,000- $34,999 8% 26% 11% 6% 13% 12%
$35,000- $49,999 8% 4% 11% 7% 10% 10%
$50,000- $74,999 19% 7% 24% 19% 17% 15%
$75,000- $99,999 23% 11% 20% 25% 18% 14%
$100,000- $124,999 16% 15% 9% 19% 14% 12%
$125,000- $149,999 5% 0% 3% 6% 5% 3%
$150,000 + 9% 0% 5% 11% 7% 7%
Totals 1,989 27 299 1,318 168 177

Source:Demographics Now, 2008 Household Income Estimates

The table below shows the current household income limits for the Springfield MSA that qualifies a
household for affordable housing (Tab&. Income limits are updated annually to reflect evolving
demographic and housing market conditions. HUD uses @ratbmplicated formula that adjusts the

AMI limit to account for different household sizes. You can find the income limits for the Springfield MSA

2y 1! 5Qa httg:Bvevd. huduSeY.org/datasets/il.hml.
FY 2009
Area Income People per Household
Income | Median Limit
Limit Area] Income | Category| 1 Person] 2 Person| 3 Person| 4 Person| 5 Person| 6 Person
Very Low
(30%) $16,300 | $18,650 | $20,950 | $23,300 | $25,150 | $27,050
Springfield Low
$67,200
MSA (50%) $27,150 | $31,050 | $34,900 | $38,800 | $41,900 ] $45,000
Moderate

(80%) $43,450 | $49,700 | $55,900 | $62,100 | $67,050 | $72,050
Source: U.S. Department of Housing & Urban Development, Last updated March 2009

Most federal and state housing subsidy programs limit eligibility to households that make up to 80% of
the AMI. However, municipalities using local funding sources to provide housing subsidies, such as
Community Preservation Act funds, can establish adrigncome threshold, such as 100% of the AMI.
The only disadvantage of having units available to households that make up to 100% of the AMI is that
the unitcannotbecdzy it SR 2y (KS {26y Q& a0ChapeMdBAd)SR K2dza Ay 3

Ay


http://www.huduser.org/datasets/il.html

Table Five alschews thatll K & G KS Yl 22NARG& 2F K2dzZaSK2fRa F3S cp
household income of 8,404 Twentytwo percent of elderly households have household incomes that

are less than $,000 a yeaand 35% have household incomes that assléhan $35,0001t is likely that

many lowincome elderly households own their own homes outright (no mortgage) and as such are cash

poor but equity rich. Rising energy prices, insurance costs, and taxes as well aschealtblated costs

may drive elddy homeowners from their homes. Again, it will in@portant for Southamptonto have

the types of appropriate housing and services to accommodate the needs of the elderly population. The
majority of households headed by a householder between the age$ @&n2 34 also fall under the

G266y Qa YSRAIFLY AyO0O2YSod Ly GKA&a OFasS AG Aa dzyt Al St
thus are potentially cost burdened each month by housielgted costs. These situations will be
assessed in greater detailtime following sections of this report.

Table7 presents data on poverty levels 8outhamptonover the last two decades. The 2000 Census
indicates that the number of individuals and families below the poverty level has drogipee 1989.
Southamptornwent from 3.1% of individuals below the poverty level in 1989 204% in 1999. This local
decrease was not experienced by the Pioneer Valley region or statewdmwla. The percentage of
individuals below the poverty level in the Pioneer Valley rose from 12.5% to 13.4% and in the state rose
from 8.9% to 9.3% over this same perio@f concern is the fact that 28% thfe individuals below the
poverty levelin the year 2000were age 65 or older.

Families in Poverty Children in Poverty | Individuals in Poverty
Municipality 1989 1999 1989 1999 1989 1999
Southampton 2.70% 1.82% 3.30% 2.71% 3.11% 2.36%
Easthampton 3.12% 5.89% 5.79% 10.18% 4.96% 8.88%
Holyoke 22.91% 22.56%| 43.04% 33.86% 25.66% 26.38%
Huntington 6.24% 4.37% 12.05% 5.45% 7.85% 5.78%
Montgomery 0.47% 1.01% 2.19% 0.00% 1.35% 2.94%
Westfield 7.20% 6.85% 13.68% 12.11% 8.00% 11.28%
Westhampton 1.59% 1.94% 3.62% 2.55% 1.81% 3.54%

SourceU.S. Census Bureau

The number of Southamptorfamilies below poverty level decreased frd/0% in 1989 tol.82%in

1999 Recent figures from thetate Department of Educatioshow a slight increase in the percentage of
low-income students at the William E. Norris elementary school in the 2000s, from 10.3€ in
2000/2001 school year to 11.7% in the 2008/2009 school.yHar data in this subsectioclearlyshows

that there remains a population withiBouthampton whadhas substantial income limitations and may

require public assistance to meet their housing neddk A & RI (0} aK2dZ R 6S @OASHSR
limited affordable housing inventory @0 subsidizedunits, all of which are for the elderly or disabled

This number is not sufficient to cover the housing affordability issues confronting these vulnerable
populations.




With 40 units of subsidized affordable housingserved forelderly individuals or individuals with
disabilities Southampton does not have sufficient subsidized housing for disabled persons to serve its
existing populationAccording to the 2000 Census,%2dfSouthamptornresidents between the ages of

21 to 64 claned a disability (Tabl8). Thirtysevenpercent of residents with a disability in this age
group were unemployed (o#.4% of the total population 285), likely due to their disabilityTwo-
hundred and fortysix (46%) of Southamptoresidents age 65 yearor older claimed some type of
disability, which is a very high percentagBesidents with disabilities often face substantial rental
FFF2NRFOAEAGE LINRPOofSYaod ! ySg NBLRNI o6& (GKS ¢SOK
HNnny €3> KL tafair markkzy/rénts foKdtudio and oAeedroom apartments are now 119% and
131%, respectively, of the average income of people with disabilities living on SSI (up from 69% ten
years ago) in Massachusetts.

Total % of Total | % of Population Total % of Total Total % of Total
Population | Population With a Population | Population | Population | Population
Age 21 to With a Disability That | Age 65 to With a Age 75 years  With a
Geography 64 years Disability | is Not Employed| 74 years Disability and over Disability
Southampton 3,325 12% 37% 282 33% 253 60%
Easthamptm 9,884 19% 30% 1049 43% 1214 47%
Huntington 1,273 18% 28% 115 37% 100 61%
Montgomery 414 5% 26% 42 31% 21 43%
Westfield 22,222 15% 48% 2581 33% 2507 44%
Westhampton 923 15% 22% 92 34% 49 35%

Source U.S. Census Bureau

Higher education is increasingly necessary for f@mgn access to welpaying jobs. Since household
incomel FFSOGa I K2dzaSK2ft RQa lFoAftAGe (2 26y YR YIAyl
Hn YR 2@SNL 6AGK | o0l OKSf 2 NDa RS 3 NS SPoskiely, 6 NA ST €
Southamptonas well as nearly all municipalities in the Pien¥alley witnessed a marked increase in
0KS LISNOSydG 2F LRLMzZ FGADY sAGK . OKSt2NNRa RSINBSA

Year Southampton | Easthampton | Holyoke | Huntington | Montgomery Westfield Westhampton
2000 31% 24% 17% 20% 34% 24% 35%
1990 24% 19% 15% 15% 27% 19% 26%

Source U.S. Census Bureau




According to the 2000 CensuSputhamptonis a racily homogenous community with 98 of its
residents being Caucasiahaple10). This is much higher than the percentages for the Pioneer Valley
(84%) and the state (86%), but similar to the surrounding towns with the exceptidnlgbke Despite

the relative homogeneitySouthamptondoes have to ensure that any housing lotteries created for
development meets state and federal requirements for affirmative marketing within the Springfield
Metropolitan Statistical Area.

Race & Ethnicity| Southampton | Easthampton | Holyoke | Huntington | Montgomery | Westfield | Westhampton
White 97.7% 94.6% 65.8% 96.0% 97.7% 92.1% 98.3%
Black 0.2% 0.5% 3.7% 0.4% 0.0% 0.8% 0.0%
Asian, Hawaiian
and Other
Pacific Islande 0.6% 1.7% 0.9% 0.4% 0.3% 0.8% 0.1%
American Indian
and Alaskal
Native 0.1% 0.1% 0.4% 0.2% 0.3% 0.2% 0.3%
Other 0.0% 0.2%| 26.4% 0.0% 0.0% 0.1% 0.1%
Two or more
races 0.5% 0.8% 2.8% 1.1% 0.9% 1.0% 0.5%
Hispanic or
LatinoEthnicity 0.9% 2.1%| 41.4% 1.8% 0.8% 5.0% 0.5%

Source:U.S. Census Bureau

Overall, Southampton has experienced positivi
economic trends over the past decade. The number «

Southamptonbusinessesand jobsincreased (Table | Category 2000 2008
11). The average weekly wage has also increased | Number of
more than $100. The unemployment rate in | Establishments 120 121

Southampton, theegion, and the state has drastically | Average Monthly
. Employment 1,049 1,113
increased over the past three years due to the

economic recession that started in late 2007 (Figur $393 $557
5). The percentage of unemploye8outhampton Source: Massachusetts Department of Employment
residents went from 3% in 2007 t06.5% in 2009. Training Wages not adjusted for inflation

While the latest unemplyment figures are lower

than the state unemployment rate of 8%, it is still

cause for concern.

Average Weekly Wage




Figure5: Recent Unemployment Rate Trends
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The Donahuénstitute, in conjunction with ifizens Housing and Planning Association (CHAE#9ntly
released the results of a public opinion poll on housing conducted in March 2009. The results clearly
indicate that Massachusetts residents continue to place thesco$ housing and job security among
their top concerns. The Poll found that large numbers of Massachusetts residents are very concerned
about their job security and their ability to make ends meet. Smithamptonresidents begin to
experience difficultiepaying for housingelated costs, town staff, community institutions, and local
social service providers need to make sure they have a current list of resources for distressed
households.

Areas of Employment Table12: Top Places of Employment

Southampton contained 3,010 working residents in for Southampton Residentsyear 2000

2000. Thel,113 jobs located inSouthamptonis far 4 of

fewer than the number of working age residents, which Southampton

means that a large segment ¢f2 dzii K I Ywalkiggy Q | Place of Work Residents

population conmute to jobs elsewhere. Springfield 436
Holyoke 409

Table 2 shows the top municipalities where Westfield 366

Southampton residents worked.Southampton is not Southampton 348

connected to any of these employment centers through gz:;zrnziz: Zlg

quick anq frequent public traflsportatio,n. TH%ione?r Chicopee 130

ttfSe ¢NI yBashawanndek Expribiss &lexQ ["west Springfield 92

Van service only reaches the Big Y plaza just over th | Amherst 84

EasthamptoASouthampton border and is therefore not South Hadley 70

a transportation option for mosgouthampton residents. Source: U.SCensus Bureau

To reach the majority of the other employment centers,




residents t&e RoutelO, 202, or East StreeBecause so many residents follow the same routevéok
every day, there appears to be an opportunity for a greater amount of rideshakicgprding to the
2000 Censudive percent d workers carpooled in 2000h& town should consider further concentrating
housing density along the welaveled routes. The fifth chapter of this report will discuss strategies to
meld smart growth principles with existing demographic and land use patterns.

Housing Market Trends & Characteristics

Housing Unit Supply & Recent Residential Development

Southamptoncontained 2,025 housing units in 2000. This was an increase of 27% fromlb@5
housing units in 199@Table 13) Residential construction continued throughout the 200@s&h an
estimated400 building permits issued for new residences (single family homes and condomifriums)
2000 through 2009 by the Southampton Building Departmef(figure6)’. During thispast decade
residential construction reached its peak in 2004hvii4 building permits issued. Since Zihe volume
of residential construction decreased significanthswuthamptonas in most of the Commonwealth and
indeed the nation.The town permitted 26 new unitsn 20®, which is comparable tthe number of
building permits pulled for new single family homesBelichertown (26) and.udlow (31)in 200X
O2YYdzyAlASa $K2&S LRLJAFGA2ya FNBE R2dzomtS LyR
Despite the downturn in the housing market nationwide, resident@struction trends over the last
decade show that people still desire new homes in Southampton.

Tablel3: Percent Change of Housing Units 1990 to 2000

1990 1,595 6,421 16,917 853 278 14,470 510
2000 2,025 7,083 16,210 935 257 15,441 623
% Change 27% 10% -4% 10% -8% 7% 22%

SourcelU.S. Census Bureau

Figure6: Number of Buildig Permits Issued, 2000 throudt009

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Source: Southampton Building Departme@ttober 2009
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Approximately85% of housing units iBouthamptonare owneroccupiedand 13% are renter-occupied
(Table 14). Housing stock with less than 30% remtetupied unitstypically indicates a need for
additional rental housing units in the communifyew housing units in town were vacant in the year
2000. Of the 40Qvacant housing units in the Year 2000 50% were for seasonal or recreational use. In
Huntington and Westhampton the pe¥ntage was 83% and 90% respectively.

Occupancy
Status Southampton | Easthampton | Holyoke Huntington | Montgomery | Westfield Westhampton

2000 Housing Units

Owner

Occupied 85.2% 58.7% 38.3% 67.6% 94.9% 65.0% 81.5%

Renter

o . 12.8% 38.1% 54.1% 18.9% 3.5% 30.9% 5.5%
ccupied

Vacant

Housi 2.0% 3.2% 7.7% 13.5% 1.6% 4.2% 13.0%
ousing

1990 Housing Units

Owner
Occupied

84.6% 57.6% 36.5% 63.8% 86.7% 62.5% 78.8%

Renter

Occupied 12.1% 38.5% 57.2% 18.6% 3.2% 33.0% 7.8%

Vacant

Housi 3.3% 3.9% 6.3% 17.6% 10.1% 4.5% 13.3%
ousing

SourcelU.S. Census Bureau

¢KS 3S 2F | 26y Qa K2dzaAy3d aG201 YR FINBlFa gAGK
to consider when developing a housing action plan as certain public monies may be available to improve
the housing condition of substandard housit@wing to the volume of residential construction during

the past three decadessouthamptonhas ayoungerhousing stock when compared to its neighboring
communities and region. Census data from the year 2000 showed&®tdt of allowner-occupied
housing urtis were constructed after 1970 ar¥% after 1990 (Tabl&5). The median age of an owner
occupied unit was IB5 and 198 for a renteroccupied unit.




Southampton | Easthampton | Huntington | Montgomery | Westfield Westhampton

Owner Occupied

Median year 1976 1961 1962 1968 1963 1973
1990 to March 2000 27% 10% 12% 10% 11% 18%
1980 to 1989 14% 9% 14% 20% 13% 15%
1970 to 1979 22% 21% 13% 17% 17% 23%
1960 to 1969 15% 11% 13% 18% 13% 11%
1950 to 1959 10% 16% 9% 17% 18% 10%
1940 to 1949 2% 6% 6% 8% 6% 6%
1939 or earlier 11% 26% 33% 11% 22% 17%
Renter Occupied

Median year 1979 1948 1952 1963 1956 1939
1990 to March 2000 19% 5% 9% 0% 3% 0%
1980 to 1989 28% 5% 16% 0% 10% 13%
1970 t01979 34% 16% 5% 20% 19% 13%
1960 to 1969 4% 14% 5% 40% 13% 0%
1950 to 1959 8% 9% 18% 20% 10% 20%
1940 to 1949 0% 6% 1% 0% 7% 0%
1939 or earlier 8% 45% 46% 20% 36% 53%
Source: U.S. Census Bureau
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community dependent on older rental housing stock will typically expee more deteriorated
properties, which are more likely to have lead paint, code violations and substandard condfti@ns.
town, however should not take this as a sign to discourage the production of new rental units. New
rental stock is needed to expdrhousing choice in town, especially since the town sits much below the
30% rental unit thresholdBy nature of the market, the production of new rental units in a community

will put pressure on the owners of existing rental units to keep their investroemipetitive.

The townworked g A (i K

rehabilitation progran®
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competitively apply forfederal Community Development Block Grant funding to starhoaising

I & & A aapplicéti&nS theliPfosegroMalley Planning Commission
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foundthe greatest need exists in tHeequotPonds area in town and along the Route 10 Corridor, where
the oldest houses are located. Complete survey rescdils be found at the Southampton Office of the
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Town Administrator. Southamptonill find out inmid 2010 if their application wasuccessful
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16) by showinghe number d residential parcels by
parcel type. This data confirms the predominance of
singlefamily home parcel in town.¢ KS {2 ¢
housing stock somewhat diversified over the last
decade through the steady growth @bndominium
units, which amounted to 78 units in 20009.
Condominiums are typically a more affordable
homeownership option than single family homes.

Table 17 portrays Southamptof & K2 simehh v
through 2000 Census data by comparing
Southampton to its neighboring communities.
Ninety-sevenpercent of the owneioccupied housing
units in townwere singlefamily homes All owner
occupied twoeunit or multi-unit homescan be found
near or along College Highway (Route) 10 the
northern half of Southampton.

Number
Type of Parcels
Single Family Homes 1,970
Condo Units 78
Two-family homes 13
Threefamily homes 4
Apartments
Buildings with commercial &
residential 4
Mobile homes 10
Multiple Houses on one parcel 13
Accessory.and with
Improvement (garage, etc) 11

Source: Southampton Assessor's Datab2609

Geography Southampton | Easthampton| Huntington | Montgomery | Westfield | Westhampton
Owner Occupied

One unit 97.2% 87.3% 92.2% 100.0% 86.1% 95.7%
Two units 1.4% 8.6% 4.2% 0.0% 6.8% 2.7%
Three or four units 0.0% 2.3% 0.0% 0.0% 1.0% 0.0%
Five to nine units 0.0% 0.7% 0.0% 0.0% 0.8% 0.0%
10 or more units 1.4% 0.2% 0.0% 0.0% 0.8% 0.0%
Mobile home units 0.0% 0.2% 3.6% 0.0% 4.4% 1.6%
Renter Occupied

One unit 23.9% 15.1% 35.3% 100.0% 14.0% 63.4%
Two units 11.6% 19.3% 25.8% 0.0% 24.5% 30.0%
Three or four units 12.4% 22.6% 21.1% 0.0% 19.8% 0.0%
Five to nine units 8.1% 19.5% 9.5% 0.0% 11.6% 0.0%
10 or more units 40.5% 23.0% 4.8% 0.0% 29.2% 0.0%
Mobile home units 3.5% 0.2% 3.7% 0.0% 0.9% 6.7%

Source: U.S. Census Bureau
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In 2000, pproximately40% of all rental unita/ere within developmentshat contain 20 or more units.

All of the nonsingle familyhomerental housingunits, such as the five apartment complexes, were also

located nearor along College Highway (Route) 19 the northern half of Southamptonwhile the high
percentage of rental units in the twenty units or more category certainly provides Southampton
residents with increased housing choice, there should be concern pdfetéact that a quarter of all

rental units in 2000 consised of singlefamily homes (62 units)Since singléamily homes often

represent the most expensive rental housing, a high percentagsingiefamily rentals may be an

indicator of limited affordable housing supply, or in some instances may indicate a pattern of
RADGSalYSyl o0& K2YS246ySNARO® famitizieKtalsYsLdigitey/titad somdSoNID Sy G |
AGAd YySAIAKO2NAY3I O2YYdzyAiliASa FyR YdzOK Koai2KeedN (G Ky
for additional rental housing in towim the form of duplexes or other smaller apartment buildings

Housing Inventory by Number of Rooms & Bedrooms

In the year 2000, wst of the owneroccupied units range fronivieto sevenrooms while themajority of

renter occupied unitdell between two and fiveooms. Figure/ demonstrates how rentepccupied

units tend to betwo bedrooms or less while own@rccupied units have two to four bedrooms. A
common objection to the development of additional mtflimily rental housing is that such
development will bring more children into the local school system. Numerous studies have confirmed
what the data below shows: renterccupied housing units typically have smaller households than
owner-occupied units.

Figure7: Housing Inventory by Ownership & Number of Bedroaon@ensus 2000

Owner- Occupied RenterOccupied
- Housing Housing

3
bedrooms
5 or more 12%
bedrooms
2%
1 bedroom
2%

4
bedrooms
8%

Source: U.S. Census Bureau, Census 2000




Housing Market Trends & Characteristics

Rents in Southampton historically have been comparable to asking reneighboring municipalities
(Tablel?).

Geography| Montgomery | Westfield | Easthampton| Huntington | Southampton | Westhampton
Median
gross rent $525 $590 $597 $625 $609 $750
Source U.S. Census Bureau

A 2009 survey of rental prices in town revealed tbae-bedroom apartments ranged from $600 to

$900per month, twabedroomapartmentsranged from $75to $950per month, and three units and

0238 6SNB ¢Sttt 20SNI PMIunn LISNI Y2Y(GK®P az2ad f A3
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Housing vacancy rates for rental units in a camity can indicate a tight market or, at the opposite

ends of the spectrum, an abandonment problewiith a rental vacancy rate of 0%, there were not any
vacancieat the time the 2000 U.S. census was tak&mealthy housing market is generally considered

to have vacancy rates-B% for renteroccupied units. Thenon-existent rental vacancy rate in
{2dziKIF YLIWG2y O2dzL) SR gA0GK GKS @SNE f2¢ @I OFyoOe NI
suggests a tight rental markén this subregion of the Pioneer \&@ll This data indicates that special
populatiors like the elderly, young people just starting, and other #iamily residents may have a

difficult time finding a place to live iBouthampton

Geography| Southampton | Easthampton| Huntington | Montgomery | Westfield | Westhampton

% Vacant 0.0% 2.5% 0.6% 0.0% 3.9% 0.0%
Source: U.S. Census Bureau

The rental vacancies appear to not have improved since the 2000 census. According to recent accounts

by the managers oSouthampto2& Y I Ay | LI NGYSyd O2YLX SESaz NByl f
very long in town.Coupled with the fact that there areew rental units in town,Southamptof2 a

proximity to major employment centersits school systemand its rural setting makes the town an

attractive place to liveA local realtor noted that apartments go quickly because of these features.




Homeownership Market and Housing Costs

Number of Sales

Over the past 20 yearshe singlefamily home sales market in Southampton has been moderate in
comparison to other communities in the Pioneer Valley. For example, the town ranRed Bamber of
sales in the Piozer Valley in both 1997 and 2007. FigBr@emonstrates how the sales market has had
several peaks during this past deca®nce 206 sales for single family homes $outhamptonhave
showna slight decrease. Howeveryen with the current downturn of te housing market, homes are
still selling inSouthampton.n 2009,forty-five home sales took placiVith interest rates at an atime

low (4.81 natioAd A RS | @SNIF IS Ay ! LINAE H g0 Emehdtr@bufeStaxS N> £ 3
credit, and dropjng housing sale prices, readtate professionalsawmoderateto above average sae

in 2009" A local realtor noted that the homes that are on the market are mostly unaffordable te first
time homebuyers. For example, a duplerit on Pomeroy Meadow Roagas listed at $272,500 in
October 2009.

Figure8: Number of Singld-amily Home Sales by Ye&000 through 2009
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Source: Warren Group, 20Release

Vacancy Rates

As noted in the discussion of rental vacancy ratesisingvacancy rates in a community can indicate a

tight market or an abandonment problem. Only a small percentage ofdwavnership units, 1.1%vere

vacant at the time the 2000 U.S. census was taken. A healthy housing market is generally considered to
have vacacy rates of 2% for ownefoccupied homesThe low vacancy rate in 2000 suggestdifhat

rental market.

Table20: Vacancy Rate for Owner Occupied Units, Year 2000

ey Southampton | Easthampton| Huntington | Montgomery | Westfield | Westhampton

% Vacant 1.1% 1.6% 0.8% 0.0% 1.5% 1.0%
Source: U.S. Census Burg@ensus 2000




According to a local realtor, there is not a lot of inventory on the market due to the popularity of the
$8,000 tax credit for firstime homebuyers and theeluctance of homeowners to put their house on the
market. Therefore, the housing market is still tight in Southampton.

Median Sale Pricesfor Single-Family Homes

Southampton is quickly becoming an unaffordable community to new prospective homeowners or
existing homeowners looking to downsize or upsi@@ampared to the other 42 municipalities in the
Pioneer Valley regiorgouthampton had thainth highest median sale price for a single family home in
2008, behind the towns of Pelnam, Amherst, Westhamptoagdldy, Longmeadow, and Wilbraham.

Figure9: Comparison o02008Median Sales Prices of Southampton and Its Neighboring Communities
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Source: Warren Group, 2009 Release

The median sales price for a single family home&authamptondramatically increased in the last
decade. Over eight years, the median sale price increased 49% from $180,000 in 2000 to $267,500 in
2009. This upward increase was consistent with regional and state housing trerBisce the
nationwide downtirn of the housing market that started 2007, median sale prices have shown a slight
decrease.Despite the continual decrease in sale prices, many homes on the market still remain
unaffordable to existingsouthamptonhouseholds.This affordability gap wilbe discussed in greater

detail in the next section.




FigurelO: Median Sale Prices for Singl@mily Homes by Year2000 through 2009
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Average Assessed Values

The annual average assessed value for a sfagidy home is another indicator used to assess the level
of affordability for a town.Housing valuesfor singlefamily homes in Southamptorbegan to
dramatically increasefter 2003, reaching $26,574by 20®. ComparativelySouthamptorhad the 14th
highest average assessed value fairalefamily homein the Pioneer Valley in 2008. Longmeadow had
the highest at $358,964 and Springfield had the lowest at $151\&4hEn coupled with the information

in the abwe paragraphs, this data suggests that Southampton is becoming an unaffordable community.

Figurell: Average Assessed Value Trend for Southampton Single Family Homes
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Some individuals may qualify for home purchase
assistance if he or she is a fitshe homebuyer and/or
if the individual meets the income requirements for the

Household 80% 100%

homeownership program.This subsection describes :
Size Income Income

these programs and provides some figures that
1 Person $43,450 $47,040

demonstrate usage by Southampton households.
2 Person $49,700 $53,760

The SoftSecond Mortgage Prograsnadministered by 3 Person $55,900 $60,480
the Massachusetts Housing Partnership (MHP) anc 4 Person $62,100 $67,200
provides lowinterest rate and low dowspayment 5 Person $67,050 $72,576

mortgageto eligiblefirst-time homebuyers. 2 NNR & £ 6 Person $72,050 | $77,952

total household income must not exceed 100% of the 7 Person $77.000 | $83.328

Area Median Income (AMI). Borrowers at 80% of the 8 Person $81.950 $88.704

AMI may be eligible for an MHP subsidy. The income
limits for Hampshire County ate the right

Source: Massachusetts Housing Partnership

More than 35 lendes throughout the state offer
SoftSecond loans through a partnership with the
Massachusetts Department of Housing and Community
Development and MHPSeveral of these banks are

located in the Pioneer ValleW list ofall participating

banks ¢ Yy 0S F2dzy R 2y altQa
www.mhp.net/homeownership/banks.php

According to MHP only one Southampton household Ig:i:s# of
received a sofsecond mortgage between 1994 and Community Closed
spring 2009. This number is much &w when Belchertown 34
compared to other communities in the Pioneer Valley Longmeadow 3
and may indicate a lack of awareness about the Ludlow 36
program. Southampton 1
MassHousing offers an affordable, 30 year fixed rate Westfield 121

mortgage and purchase and rehab loans for qualifying Source: Massachusetts Housing
households. In addition, the cagization nowoffers a Partnership (MHP), April 2009
loan program that allows firdime homebuyers to use

the $8,000 federal tax credit as part of their

downpayment or to cover closing costs, rather than

waiting until they file their 2009 taxeslhe income

limits for MassHousingjoans are higher, which enables

more households to obtain home purchase assistance.

The 2009 Income limit for Hampshire County was



http://www.mhp.net/homeownership/banks.php

$90,720 and the loan limit was $417,000ore information about tlese progranms can be found on
al aal 2dzAy amanassi®asidcipthduding a list of participating lenders.

HAP Housing,the housing partnershipHampden and Hampshir€ounties, offers home purchase

assistance to eligible househsldAccording to HAPousing, threeSouthamptonhouseholds received

home purchase assistance in 2088d four in 2009{ SOGA 2y nX &l 2dzaAy3 hLILR NILd
more detailed summary of HAP2 dza A y 3 Qa LINE 3 Sidm¥ éomrhuyfities ia IBa¥dachid&a @

have also supplemented thabove mentioned programs or offered closing cost assistance with
Community Preservation Act Funds. Thisaldbbe described in more detail in Section 4.

Southamptonhistorically has had a low tax raighen
compared to other communities in the regioin 2009,
the town had the 35th lowest residential taxtein the 13.46
Pioneer Valleyt a rate of 12.06The average tax ratm
the Pioneer Valley for 2008as13.46

Despite the decrease in the residential tax rate since 12.06
2000, the average tax bill for owners of a single family

home has not decreased, due to the rise in home values

High tax bills can make the annual costs of owning &

home prohibitively expense: Southampton started a

senior citizerproperty-i | E @ #FNJ LiNB®B bl Y Southampton Pioneer Valley
help alleviate this financial burden for struggling elderly

households. Participation in the programcapped at 10

residents per year and requires a maximum annual

househdd income of $30,000 to enroll. Since 208&,r

to fiveresidents have participated annually.

Southampton alsadopted an Exemption Reimbursement Prograen program established by state
statute and then locally adoptadthat exempts particular categoriesf people fromthe obligation to
pay all or a portion ofheir property taxes Persons who may qualify ftris exemptionprograminclude
veterans, blind individuals, surviving spouses, and persons over 70 years. dfhaegeown granted a
total of 80 exemfions for fiscal year 2009, fourteen of which were exemptions for elderly individuals.



http://www.masshousing.com/

Due to the recent collapse of the housing market,

predatory lending practices, and job layoffgiany Hampshire
households nationwide are close to defaulting on their VEEN | STOUTETERE || CEniy
mortgages or have mortgages thhave already gone 2000 2 45
into foreclosure. Even though Massachusetts is in a 2001 4 64
better situation than states in the Midwest, Southwest, 2002 2 49
and Southeast, the state still has a problem that, for
the parties involved, has reached crisis proportins. 2003 1 40
2004 2 26
The foreclosure problem iSouthamptonis limited in 2005 1 33
scope Unlike other municipalities in the region, the
number of foreclosures has not risen sirtbe onset of 2006 3 43
the nationwide foreclosure crisis. Onlyhree 2007 3 80
Southampton houses went into foreclosurduring 2008 1 104
2008 and 2009. 2009 5 99
To assist waern Massachusetts residents in avoiding
mortgage foreclosure, 15 nonprofit agencies in
Hampden, Hampshire, Franklin and Berkshire Countie:
banded together to form the Western Massachusetts Chapter 40B 7
Foreclosure Prevention Centéouthamptorresidents Comprehensive Permit Units
in jeopardy & mortgage foreclosure can call either Hap There have not been any
Housing or the Valley Community Development comprehensive permit (40B)
Corporation to receive free and confidential mortgage applications to date, and, as a result,
counseling. According to HAPHousing, two no subsidized housing units have bee
Southampton households  received foreclosure created through the comprehensive
counseling in 200&8nd one haisehold in 2009 permit process.
{2dzi Kl YLIWi2y KlFa nn dzyAa .°.°  “o2 x4 @2«
housing inventory (S:HI) ior th? town, which an,noun,ts to Southampton Housing Authority
HOH: 2F UKS  U-dund fodisingl #00K: £ 1he Southampton Housing Authority
Through Chapter 40B, Massachusetts municipalities are neither owns nor manages any
encouraged to increase their overall percegga of property. In Southampton, they
affordable units to 10% or more. A thorough discussion  function as the committee charged
of Chapter 40B as well as the affordability restrictions with assessing affordable housing
that units need to meet in order to be counted on this concerns.

list are discussed in the introduction of this report.




Forty of 1t KS (i 2 4-$60@ BubstlzedIhdusingnits are located in the Southampton Meadows

complex at 128 College Highway, which contains -loegroom and efficiency units for the

St RSNI ekRA&IOESR® 1t |1 2dz2aAy3dx (K8 HaxpsHive 2oyirfies, K 2 dza A
assumed management of this property in July 2008. The HAP property manager indicatibe thatt

for a unit was approximately one yeawhen units are available, they are advertised in the Apartment
Magazine and notice is given lmcal social service organizations. Units are also filled by word of mouth.

Several town staff expressed frustratiabout the combination of elderly and disabled residents at the
Southampton Meadowsstating the two groups often do not function well taber.

Four units on the town's SHI are listed as group homes. A group home is alistatsed facility
intended for occupancy by elderly persons and/or persons wiglabilities. Except for livim aides, all
persons living in a group home, whether assisted or not, must be elderly persons or persons with
disabilities who do not require continuous medical or nursing care. A group home consists of bedrooms
for residens, which can be shared by no more than two people, and a living room, kitchen, dining area,
bathroom, and other appropriate social, recreational, or community space that may be shared with
other residents. No more than 12 persons may reside in a group locheling assisted and unassisted
residents and any livin aides. Group homes are subsidized in part through funding appropriated by the
Massachusetts legislature to the state agency providing services to the residents in the home and in
some cases othefunding sources. Per state and federal (HIPAA) statue, the locations of group homes
are kept confidential.

Section 8 Housing Voucher and Other Rental Assistance Programs

Section 8 Housing Choice Voucher Rental Assistance is a federal housing assistance progral
managed in Massachusetts by the Department of Housing and Community Development. Und
program, eligible individuals are issued a voucher to locaterantidecent, safe, and affordable housir
of their choice in the privatebfpwned market, subject that the unit meets the program's criter
Participants pay thirty percent of their monthly income for rent and utilities and the government
the balancedirectly to the property owner.

Section 8 Housing Vouchers typically are tied to an individual and not to a unit and, for this reason
AYKFOAGSR 0@ |y AYRAGARdAZA t gAGK F {SOGAz2Yy vy
housing inentory. This information is presented in this section because it is a com
misunderstanding that these units count as subsidized housing units.

HapHousing administers a large percentage of Section 8 vouchers for the region on behalistate.
In December of 2009one Southampton household haal Section 8 voucher administered by He
Housing.




Analysis of Housing Costs & Housing Affordability in Southampton

Housing Cost-Burdened Households

The general rule of thumb is that a househol@shl be spending no more than 30% of their income on
housingNB f I G SR O2adad |1 2dzaSK2fRa GKIGd &LISYyR Y2NB (Kl
0 dZNRSY SR®¢

As housing prices have risen at a greater rate than household income, the affordability gap in
Southamptonhas widened significantly. In the year 20@ghteenpercent of homeowners spent 30%

or more of their income on housiAglated costsFigure 13. The situation was much worse for renter
householdsthirty-two percent of which spent 30% or neof their income on housingelated costs
(Figure 14).

Southampto®2d YSRAlY K2dzZASK2ft R Ay O02YS A B42#4nThinylive Ay  dzy |
percent of homeowner households who speover 30% of their income on housingelated costs

earned lesstian $35,000 per year The age distribution of homeowners who spent 30% or more was

even, meaning there was not a specific age group that was overly burdéiig¢te renter households

who spentover 30% of their income, seventythree percent earned lesshan £0,000 per year.
Considering housing values and costs have substantially increased since the 2000 Census was taken, it is
likely that even more households are paying more than 30% of their income on heakite costs.

Figurel3: Housing Costs aa Percentage of Haehold Incomgor Homeownership Unity Income LevelYear 2000
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Figureld: Rent as a Percentage @btal Household Income by Income Leygkar 2000
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The Donahue Institute at the University of Massachusetts released a detailed study of the current state
of the housing market in Massachusetts and projected housing demand through 2012, statewioy and

7 regions. The study, which was commissioned by DHCD, found that the number of households with
housing affordability problems has continued to rise, with almost half of all renters andhaxeof

owners paying more than 30% of income in 2005/2000rdfjects that shortages of affordable housing

will grow through 2012, even in areas with net housing surpluses as available housing is sometimes
poorly matched to demand.
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The following two tables (Tab®8) highlighthow expensive it is for households to purchase a home,
especially for firstime homebuyers. The lefiand column projectthe maximum sale price a household
SINYAYy3 GKS I @S NI BSuthanipto® Eblci$Ehéol Sydtein lcddll affdogpurdhdss
The maximum sales price this household could afford T2 RIDQ which is substantially less than the
$267,500 median sale price in 200With a twentypercentdown paymenthis household could afford
slightly more, up to a#07000 houseThe right hand column projects the income needed to afford a
house selling at the 2@median sale price #267,500. To afforda home at this price, a household
would need to earn approximately $A495annually. While half of existing Southampton households
could afford this home, considering the 2008 median household incom&w&404 a significant part

of could not. This disparity in purchasing ability prevents younger households from being able to afford a
house inSouthampton




Maximum Sale Price of a House that a Household
Relying on the Average Teacher's Salary at Willian
Norris School Could Afford To Purchase
Householdincome $48,636
Monthly Household Income $4,053
Target Monthly Housing Cost
(30% of Monthly Household $1,216
I
ncome) Income Needed to Afford to Purchase a Home
Selling at the 2009 Median Sale Price
Sales Price $172,000 Sales Price $267,500
5% Down payment $8,600 5% Down payment $13,375
Mortgage $163,400 Mortgage $254,125
Interest rate 5.00% Interest rate 5.00%
Amortization 30 Amortization 30
Monthly P&l Payments $877 Monthly P&l Payments $1,364
Southampton Tax Rate $12.06 Southampton Tax Rate $12.06
Monthly property tax $173 monthly property tax $269
Hazard insurance $6576 Hazard insurance $89
PMI $106 PMI $165
Monthly Cost for this house $1,214 Monthly Cost for thisHouse $1,887
Necessary Income to Afford this
Necessary Income to Afford this Home $48543 Home $75,495

Source: MA Department of Housing and Community
Developmen& PVPC

Public and subsidized housingSouthamptonoffers some households access to decent rental housing
and relief from the cost burden characteristic of housing in the private rental market. Public housing in
Southamptonis attractive, well managed and well maintain@iit the supply of publicly assisted units is
limited, especially for families, and waiting lists are extensive.

Southampton through it master planning process, shogldcourage the development of housitigat

fits the needs, resources, and preferences for groups of particular concern, including seniors, retired
people, households with modest incomes, and young people just startinghhite Southamptonmay

have been a@mmunity where young singles, coupleand familiesvith children could get startedand

and housing values have priced many ftiste house buyers out of the market, resulting in the concern




that the town is losing its traditional base. A concomitant concern is that-tiomg residents wh
reduced incomes can no longeontinue tolive inSouthampton

It is important to realize that the persons needing other houstiwices inSouthampton are
Southampton people, many born and raised in town, and planning for additional affordable or
specialized housing is necessary to meet the needSoothampto® & 2 ¢y LISaylatkSuchH K 2
housing now or will be looking for it in the future.

' Federal, state, and local subsidy programs use these fedel@iymined income thresholds to provide housing
subsidies to needy residents.

" The Town of Southampton Building Department reported building permit data from October 2004 and onwards.
For the year 2005, there is a mismatch between the data reported by the town and that by the U.S. Department of
Housing and Urban Development (HUD). Southampton reported 21 new residences while HUD reported 53. This
report uses the figures reported by HUD.

" The federal government made available a tax credit of up to $8,000 for qualifiedifirsthome buyers

purchasing a principal residence on or after January 1, 2009 and before December 1, 2009. This is an outstanding
opportunity for home buyers.

YTheCitiByaQ |1 2dzaAy3a YR tflyyAy3a 1 3a20AF0A2y 6/ 11 t10 gAff
Properties Program to facilitate the disposition of real estate owned properties (REO)4orofitrorganizations,

local housing authorities and agencies, mypadities, private owners, ownesccupants, and other purchasers in
Chicopee, Holyoke, and Springdfield as well as 36 other communities in Massachusetts.




Housing & LandUse Conditions,
Opportunities & Challenges

This chapter looks at a variety of factors that affect housing affordability, development, and
F4aAadlyOSed ¢KS FTANBRG aSOGA2y FylfteéelsSa {2dziKI YL
types and how densglhousing can be built has a significant impact on housing affordability.
Permitting a range of housing types provides people with housing chaitgwarying levels of
housing affordability. The minimum lot size required for development and other dimesisio
restrictions also affect affordability as the price of land eamtountfor upwards of 50% of the
overall development costs. The second section reviews potential land use constraints and
challenges to expanding housing choices in town. The third selttaks at potential opportunities

for affordable housing development by examining the amount and location of 4ommed land

and the amount of developable privaggoperty. The fourth section outlines local and regional
resources for housing assistanCEnese are organizations that could be considered partners for
future projects or initiatives. The last section of this chapter summarizes challenges to increasing
0KS G266y Qa a2 Ojfrateand shibkidiz2dN®BuUsiogt S Y I N S

Land Use & Zoning

Residential Land Use Patterns

Historically, population growth was concentrated in and around the village center and along Route

10. Farmhouses were scattered throughout town in outlying are&mall vacation style
cottagesdeveloped in the Pequot/Hampton Pondsea. In the last 30 years, singlenit houses

have proliferated in outlying areas, either along existing roads or in new subdivisions.
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Figurel5: Residential Land Use by Density, 2005

Greater than 1 acre |0t jussd

1/2 -1 acre lot |

1 |
1/4 - 1/2 acre |0t —

Less than 1/4 acre lot £

Multi -Family

0% 10% 20% 30% 40% 50% 60% 70% 80%

Source: State of Massachusetts, Department of GIS




Residential land uses represent approximate§% of the land use iBSouthampton(1,750 acres)
according to theMassachusetts Department @eographic Information Systems (Mass@®)5

land use survey usingerial photography in 2003Residential uses include, single family homes,
duplexes, thredamily residences, condominiums, multifamily units, residential mobile homes, and
mixed use pards with primarily residential use. Singlkmily homes are the predominant
residentialland use inSouthampton and mosof the singlefamily homes sit on ondalf to one
acre lots(Figure 1)

The development patterns desdred above resulted from land use decisions codified by the
community in the SouthamptorZoning Byla®w ¢ KS ¢ 2 6y  YeBtablislysk zonimgf | 6 Qa
districts, three of which are specific to residential usé@here is also a Floodplain Overlay District

and Water Supply Protection Overlay District. Zonibglaws also include regulations and
requirements for.Cluster Development, Accessory Apartments, Multifamily dwellimgsCommon

Drive Development Permitted residential uses for each zoning district aagcdbed below.

Residential Ruras{ 2 dz{i K | Vdrgés® 266y district with ovel1,400 acresand covering 62%

of the town. This district allows single famigtached dwellingby-right and cluster developments

by special permit from the Planning Board. All other residential uses are prohibited from being
developed within this zoning district.

Residential Neighborhoad the second largest zoning districtSouthampton covering almost 25%

of the town. It provides a transition area from the village residential zones to primary agriculture
areas. This district allows single family detached dwellingsgby, two-family dwellings by special
permit by Board ofAppeals and cluster developments by special permit by Planning Board. All
other residential uses are prohibited from being developed within this zoning district.

Zoning Distrits

Residential| Residential Residential| Commercial| Commercial | Industrial | Total Acres

District Rural Neighborhood Village Village Highway Park in Town
Acreage 11,483 4,580.70 2,016.30 33.30 145.1 265.9| 18,524.30
% of

Total 62% 24.7% 10.9% 0.20% 0.80% 1.40%

Source: Town of Southampton & Pioneer Valley Planning Commission, 2003




The ResidentiaVillageDistrict at 2,016 acresencompasses large percentage of the land along
Route 10 as well as the area along County Line Road, HanimtetiPequot Pond. It is entirely
served by town water and includes the villagenter. This district allows single family detached
dwellings by right, twdamily dwellings, multifamily dwellings, and elderly housing special
permit by Board of Appeals, and cluster developments by special permit by Planning Board. All
other residential uses are prohibited from being developed within this zoning distitist.zoning
district accommodatessmaller lots (minimum30,000 square feet)than the other residential

districts.

The Commercial Village i§irict is primarily for small retail and professional activities, but does
allow for multifamily dwellings and elderly housing by special permit by Board péag It is
limited to two areaswithin the Residential Village Distriathere there are currenthcommercial
uses and apartmentand for this reason there isttle vacant developable land left in this zoning

district.

TheCommerciaHighway Dktrict is located along Route 10 at the very northern end of town and is
reserved forcommercial andindustrial uses. All residential uses are prohibited in this zoning

district.

TheIndustrial Park Btrict comprises of two ara located along the southern half of Route 10 in
town. This district is reserved for industrial and intensive commercial uses. All residential uses are

prohibited in this zoning district.

The town of Southampton is situated in an
environmentally sensitive area in the Pioneel
Valley Due to the presence of the Barnes Aquife
beneath much of the town,he Water Supply
Protection District was enacted to protecand
preserve the surface and groundwater resource
of the Town and the region. It covers 51% of the
town and includes all lands lying within the
primary recharge areas of groundwater aquifer:
and watershed area of the ManhaReservoir,
which now or in the future may provide public
water supply. This bylaw does not place
additional restrictions on residential development
other than requiring a special permit for making
20% or more o# lot impervious. The Floguin

Overlay Districts

Water
Supply
Flood Plain Protection | Total Acres
District Overlay Overlay in Town
Acreage 1,199 9,465 18,524.30
% of Total 6.5% 51%

Source Town of Southampton & Pioneer Valley Planning

Commission




Overlay disrict requires compliance with Chapter 131, Section 40 of the Massachusetts General
Laws (Wetlands Protection Act) for all development.

Accessory apartments, also knownaxessory dwelling urgf are secondary housing units within

an existing single family home. The creation of independent housing units within existing residential
structures is one way to increase the supply of housing and improve affordability, both for the
current owner and tk new tenant.It also provides housing units that can be integrated into
existing singldamily neighborhoods to provide lopriced housing alternatives that have little or

no negative impact on the character of the neighborhood.

The town of Southamptondopted a bylaw in May 2007 to provide homeowners with the option of
converting a portion of their home into an apartment. As of November 2009, no households have
applied for a special permit to create an accessory apartment although the town had oneyinquir
The lack of interest may be reflective of the fact that the maximum apartment size is limited to 600
square feet, which is very small. To encourage use of this bylaw, the town should consider
amending the accessory apartments bylaw to increase the apart size to at least 800 square
feet. The town may also want to consider allowing for the construction of small apartments on and
to the rear of existing single family home lots as this would enable the town to further encourage
housing opportunities.

The town bylaw defines multifamily dwellings to be any building with three or more units. They are
allowed by special permit in the Residentiéllage and Commercislillage Zoning districtsSince

the CommerciaVillage Zaing district idimited to areas where there are currenthusinesses and
apartmentsthere are little to no opportunities for the creation of additional mfdtnily dwelling

units in this district; however, there is ample land in the Residential Villag@ng District to
accommodate future multifamily dwellings. While existing multifamily use regulations are favorable
for increasing housing choice, two other obstacles hinder development of multiple dwelling units:
dimensional regulations and lack of sewafrastructure. Town dimensional regulations limit
density and therefore make it difficult to develop attractive and economically feasible multifamily
dwelling projectsThe town should consider relaxing the dimensional requirements for multifamily
housirg to ercourage greater usagé.he lack of sewer infrastructure algiscouragesnultifamily
dwelling units because the carrying capacity of unsewered taakles it difficult to accommodate

the number of units necessary to create a dense, attractive dewedop. Installing a package
treatment plant is an option for a developer, but these systems are expensive, and the developer
would need to construct more units than what is allowed under current zoning given the
dimensional requirements for multifamily dwiglgs in order to make this work financially.



















































































































